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residential rental rate used ranged from a low of $1.45 to a high of $2.00, based on a review of 
current market renal rates for upscale apartment units near to shopping and/or transit amenities.  
The estimated per square foot total development cost used for the residential units ranged from a 
low of $181 per square foot for a mid-rise multi-family rental/condominium units four- to seven-
stories over a podium) to $188 per foot of a low-rise multi-family housing units (two- to three-stories 
over a podium), which is inclusive of all hard and soft costs, and includes higher-end finishes and 
fixtures (these figures were validated by architects and developers consulted, RS Means online 
construction data (a well-known and trusted source of commercial development costs, as well as 
based on 4ward Planning’s professional experience)).   

We utilized a $119 per square foot figure for retail development and construction, as this is a 
relatively proven number in the region.  Annual retail rents, per square foot ranged from a triple-net 
$16.00 to $18.00 (estimated operating costs are $4.80 to $5.40 per square foot, of which 95 
percent are covered by tenant contributions).  This projected retail rent is reflective of current top 
end retail rents for in-line stores in the area, based on research using the on-line commercial real 
estate data service LoopNet.com 

While adjustments to any of the above variables had a noticeable impact on return rates within the 
cash-flow model, it should be understood that all of these variables, with little exception, are subject 
to market forces and, therefore, cannot be arbitrarily adjusted for purposes of achieving a desired 
financial result. 

What follows are the various tables illustrating the build-out programs, associated project costs and 
financial returns for the mixed-use development. 
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Development Program Site 1A Site 1B Site 1C
Site Area S.F. 136,778 35,284 29,621

Acres 3.14 0.81 0.68
Total Dwelling Units 150 14 13

Single-Family 0 0 0
Multi-family Condos 0 0 0

Town Houses 0 14 13
Multi-Family Rental 150 0 0
Dwelling Units/Acre 48 17 19

Retail S.F. (GBA): 26,000 0 0
Office S.F. (GBA): 0 0 0

Multi-family on-site Parking (per Unit) 1.50 0.00 0.00
Retail on-site parking (per 1,000 s.f.) 4.00 0.00 0.00
Office on-site parking (per 1,000 s.f.) 0.00 0.00 0.00

Total Non-Residential Gross S.F. 26,000 0 0
Total Residential Gross S.F. 150,000 25,200 23,200

Structured & Surface Parking S.F. 108,570 0 0
Total S.F. 284,570 25,200 23,200

Floor Area Ratio (FAR): 2.1 0.7 0.8

Project Costs
Hard Costs $24,220,000 $2,772,000 $2,552,000
Soft Costs $6,055,000 $970,200 $893,200

Construction Interest $1,283,380 $0 $0
Parking: Surface & Structured $1,809,500 $0 $0

Contingency (10% of Hard Costs) $2,422,000 $277,200 $255,200
Sales and Closing Costs $0 $40,194 $37,004

Sales and Lease Commissions $0 $140,679 $129,514
Developer Fee (Rental Property) $1,211,000 $0 $0

Land Acquisition $0 $0 $0
Pct. of Project Cost 0.0% 0.0% 0.0%

Avg. Annual 15-Year Return on Equity 11.34% 0.00% 0.00%
15-Year Internal Rate of Return 2.84% 0.00% 0.00%

Total Development Costs $37,000,880 $4,200,273 $3,866,918
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Appendix:  
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Site 1A Build Year 1 Build Year 2 Year 1 Year 2 Year 3 Year 4 Year 5

Assumptions - Retail Variables

Gross Rental Revenue $374,400 $381,888 $389,526 $397,316 $405,263
Net Rental Revenue (after vacancy & credit loss) $262,080 $362,794 $370,049 $377,450 $384,999

Tenant Contributions (Pct. of OpEx) 95% $82,992 $114,885 $117,182 $119,526 $121,916
Annual Parking Revenue $0 $0 $0 $0 $0 $0

Total Net Revenue $345,072 $477,678 $487,232 $496,976 $506,916
Inflation Factor/Escalation 2.00% 0.00 1.00 1.02 1.04 1.06 1.08

Gross Building Area Developed 26,000 26,000 26,000 26,000 26,000 26,000
Gross Leaseable Area 23,400 0 23,400 23,400 23,400 23,400 23,400

Vacancy Factor (Stabilized) 5.00% 0 22,230 22,230 22,230 22,230 22,230
Parking Spaces per 1,000 S.F. 4 104 104 104 104 104 104

Annual Rent/s.f. (NNN) $16.00 $16.00 $16.32 $16.65 $16.98 $17.32
Building OpEx/S.F. $4.80 $124,800 $127,296 $129,842 $132,439 $135,088

Annual Parking OpEx $0 $0 $0 $0 $0 $0
Total OpEx $124,800 $127,296 $129,842 $132,439 $135,088

Net Operating Income $220,272 $350,382 $357,390 $364,538 $371,828

Assumptions - Rental Units (flats) Year 1 Year 2 Year 3 Year 4 Year 5

Gross Rental Revenue $2,732,400 $2,787,048 $2,842,789 $2,899,645 $2,957,638
Net Rentl Revenue (after vacancy & credit loss) $1,912,680 $2,647,696 $2,700,650 $2,754,663 $2,809,756

Annual Parking Revenue $0 $0 $0 $0 $0 $0
Total Net Revenue $1,912,680 $2,647,696 $2,700,650 $2,754,663 $2,809,756

Inflation Factor/Escalation 2.00% 1.00 1.02 1.04 1.06 1.08
Units 150 0 150 150 150 150 150

Average Unit Size (Gross s.f.) 1,000 880 880 880 880 880 880
Parking Spaces per Unit 1.5 225 225 225 225 225 225

Vacancy Factor (Stabilized) 5.00% 0 143 143 143 143 143
Average Annual Rent/s.f. $20.70 $0.00 $20.70 $21.11 $21.54 $21.97 $22.41

Building OpEx/S.F. $6.21 $0.00 $931,500 $950,130 $969,133 $988,515 $1,008,286
Annual Parking OpEx $500 $112,500 $114,750 $117,045 $119,386 $121,774

Total OpEx $1,044,000 $1,064,880 $1,086,178 $1,107,901 $1,130,059
Net Operating Income (NOI) $868,680 $1,582,816 $1,614,472 $1,646,761 $1,679,697

Assumptions - Office Space Year 1 Year 2 Year 3 Year 4 Year 5

Gross Rental Revenue $0 $0 $0 $0 $0
Net Rental Revenue (after vacancy & credit loss) $0 $0 $0 $0 $0

Tenant Contributions (Pct. of OpEx) 95% $0.00 $0 $0 $0 $0 $0
Annual Parking Revenue $0 $0 $0 $0 $0 $0

Total Net Revenue $0 $0 $0 $0 $0
Inflation Factor 2.00% 0.00 1.00 1.02 1.04 1.06 1.08

Square Footage (GBA) 0 0 0 0 0 0 0
Gross Leaseable Area 0 0 0 0 0 0 0

Parking Spaces per 1,000 S.F. 0 0 0 0 0 0 0
Vacancy Factor (Stablized) 0.00% 0 0 0 0 0 0

Annual Rent/s.f. (NNN) $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00
Building OpEx/S.F. $0.00 $0.00 $0 $0 $0 $0 $0

Annual Parking OpEx $0 $0 $0 $0 $0 $0
Total OpEx $0 $0 $0 $0 $0

Net Operating Income (NOI) $0 $0 $0 $0 $0

Net Operating Income

Leasing Revenues $0 $0 $2,951,460 $3,010,489 $3,070,699 $3,132,113 $3,194,755
Total Net Operating Income $0 $0 $1,088,952 $1,933,198 $1,971,862 $2,011,299 $2,051,525

Debt Service (Construction and Permanent Financing) ($630,880) ($652,500) ($2,002,536) ($2,002,536) ($2,002,536) ($2,002,536) ($2,002,536)
DCR 0.54 0.97 0.98 1.00 1.02

Annual Cash Flow (before income taxes) ($630,880) ($652,500) ($913,584) ($69,339) ($30,675) $8,763 $48,989
Cash-on-Cash Rate of Return -56.56% -55.00% 0.00% -0.62% -0.28% 0.08% 0.44%
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Site 1B: For Sale Housing Units Build Year 1 Build Year 2 Build Year 3
Total Units 14 14 0 0
2BR Units 7 7 0 0

2BR S.F. 1,600 11,200 0 0
3BR Units 7 7 0 0

3BR S.F. 2,000 14,000 0 0
Weighted Average S.F. 1,800 25,200 0 0

Hard Costs/S.F. (Related Labor and Materials) $110 $2,772,000 $0 $0
Soft Costs/S.F. (35 Pct. of Hard Costs) $39 $970,200 $0 $0

Total Hard & Soft Cost $3,742,200 $3,742,200 $0 $0

Average Hard and Soft Cost/S.F. $149 $0 $0
Average Hard and Soft Cost/Unit $267,300 $0 $0

Surface Parking Costs per Unit (2 spaces) $0 $0 $0
Contingency (@ 10%) 10.0% $19,800 $0 $0

 Average Total Development Cost (TDC) per Unit $287,100 $0 $0
Average Selling & Closing Cost per Unit (at 1% of TDC) 1.0% $2,871 $0 $0

Average Sales Commission/Unit (at 3.5% of TDC) 3.5% $10,049 $0 $0
Developer Overhead & Profit per Unit (at  12% of TDC) 12.0% $34,452 $0 $0
Weighted Average Unit Sale Price (Mkt & Affordable) $384,532 $384,642 $0 $0

Weighted Average  Sales Price per S.F. (Mkt & Affordable) $214
2BR Unit Sales Price (Market) $353,083

2BR Sales Price per S.F. $221
3BR Unit Sales Price (Market) $441,353

3BR Sales Price per S.F. $221

Site 1C: For Sale Housing Units Build Year 1 Build Year 2 Build Year 3
Total Units 13 13 0 0
2BR Units 7 7 0 0

2BR S.F. 1,600 11,200 0 0
3BR Units 6 6 0 0

3BR S.F. 2,000 12,000 0 0
Weighted Average S.F. 1,785 23,200 0 0

Hard Costs/S.F. (Related Labor and Materials) $110 $2,552,000 $0 $0
Soft Costs/S.F. (35 Pct. of Hard Costs) $39 $893,200 $0 $0

Total Hard & Soft Cost $3,445,200 $3,445,200 $0 $0

Average Hard and Soft Cost/S.F. $149 $0 $0
Average Hard and Soft Cost/Unit $265,015 $0 $0

Surface Parking Costs per Unit (2 spaces) $0 $0 $0
Contingency (@ 10%) 10.0% $19,631 $0 $0

 Average Total Development Cost (TDC) per Unit $284,646 $0 $0
Average Selling & Closing Cost per Unit (at 1% of TDC) 1.0% $2,846 $0 $0

Average Sales Commission/Unit (at 5% of TDC) 3.5% $9,963 $0 $0
Developer Overhead & Profit per Unit (at  12% of TDC) 12.0% $34,158 $0 $0
Weighted Average Unit Sale Price (Mkt & Affordable) $381,237 $381,355 $0 $0

Weighted Average  Sales Price per S.F. (Mkt & Affordable) $214
2BR Unit Sales Price (Market) $353,083

2BR Sales Price per S.F. $221
3BR Unit Sales Price (Market) $441,353

3BR Sales Price per S.F. $221
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Development Program Site 2A Site 2B Site 2C
Site Area S.F. 103,237 30,056 6,098

Acres 2.37 0.69 0.14
Total Dwelling Units 91 10 4

Single-Family 0 0 0
Multi-family Condos 0 0 0

Town Houses 16 0 0
Multi-Family Rental 75 10 4
Dwelling Units/Acre 38 14 29

Retail S.F. (GBA): 13,000 5,000 2,300
Office S.F. (GBA): 0 0 0

Multi-family on-site Parking (per Unit) 1.50 1.50 1.50
Retail on-site parking (per 1,000 s.f.) 4.00 4.00 4.00
Office on-site parking (per 1,000 s.f.) 0.00 0.00 0.00

Total Non-Residential Gross S.F. 13,000 5,000 2,300
Total Residential Gross S.F. 103,374 10,000 2,295

Structured & Surface Parking S.F. 54,285 11,550 5,016
Total S.F. 170,659 26,550 9,611

Floor Area Ratio (FAR): 1.7 0.9 1.6

Project Costs
Hard Costs $15,648,210 $1,975,000 $562,818
Soft Costs $4,272,053 $493,750 $140,705

Construction Interest $638,601 $106,450 $31,485
Parking: Surface & Structured $904,750 $192,500 $83,600

Contingency (10% of Hard Costs) $1,564,821 $197,500 $56,282
Sales and Closing Costs $52,200 $0 $0

Sales and Lease Commissions $182,700 $0 $0
Developer Fee (Rental Property) $602,411 $98,750 $28,141

Land Acquisition $0 $0 $0
Pct. of Project Cost 0.0% 0.0% 0.0%

Avg. Annual 15-Year Return on Equity 11.40% 14.26% 20.10%
15-Year Internal Rate of Return 2.89% 4.60% 7.53%

Total Development Costs $23,865,745 $3,063,950 $903,030
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Site 2A Build Year 1 Build Year 2 Year 1 Year 2 Year 3 Year 4 Year 5

Assumptions - Retail Variables

Gross Rental Revenue $187,200 $190,944 $194,763 $198,658 $202,631
Net Rental Revenue (after vacancy & credit loss) $131,040 $181,397 $185,025 $188,725 $192,500

Tenant Contributions (Pct. of OpEx) 95% $41,496 $57,442 $58,591 $59,763 $60,958
Annual Parking Revenue $0 $0 $0 $0 $0 $0

Total Net Revenue $172,536 $238,839 $243,616 $248,488 $253,458
Inflation Factor/Escalation 2.00% 0.00 1.00 1.02 1.04 1.06 1.08

Gross Building Area Developed 13,000 13,000 13,000 13,000 13,000 13,000
Gross Leaseable Area 11,700 0 11,700 11,700 11,700 11,700 11,700

Vacancy Factor (Stabilized) 5.00% 0 11,115 11,115 11,115 11,115 11,115
Parking Spaces per 1,000 S.F. 4 52 52 52 52 52 52

Annual Rent/s.f. (NNN) $16.00 $16.00 $16.32 $16.65 $16.98 $17.32
Building OpEx/S.F. $4.80 $62,400 $63,648 $64,921 $66,219 $67,544

Annual Parking OpEx $0 $0 $0 $0 $0 $0
Total OpEx $62,400 $63,648 $64,921 $66,219 $67,544

Net Operating Income $110,136 $175,191 $178,695 $182,269 $185,914

Assumptions - Rental Units (flats) Year 1 Year 2 Year 3 Year 4 Year 5

Gross Rental Revenue $1,361,325 $1,388,552 $1,416,323 $1,444,649 $1,473,542
Net Rentl Revenue (after vacancy & credit loss) $952,928 $1,319,124 $1,345,506 $1,372,417 $1,399,865

Annual Parking Revenue $0 $0 $0 $0 $0 $0
Total Net Revenue $952,928 $1,319,124 $1,345,506 $1,372,417 $1,399,865

Inflation Factor/Escalation 2.00% 1.00 1.02 1.04 1.06 1.08
Units 75 0 75 75 75 75 75

Average Unit Size (Gross s.f.) 994 875 875 875 875 875 875
Parking Spaces per Unit 1.5 113 113 113 113 113 113

Vacancy Factor (Stabilized) 5.00% 0 71 71 71 71 71
Average Annual Rent/s.f. $20.74 $0.00 $20.74 $21.16 $21.58 $22.01 $22.45

Building OpEx/S.F. $6.22 $0.00 $464,088 $473,370 $482,837 $492,494 $502,344
Annual Parking OpEx $500 $56,250 $57,375 $58,523 $59,693 $60,887

Total OpEx $520,338 $530,745 $541,360 $552,187 $563,231
Net Operating Income (NOI) $432,589 $788,379 $804,147 $820,230 $836,634

Assumptions - Office Space Year 1 Year 2 Year 3 Year 4 Year 5

Gross Rental Revenue $0 $0 $0 $0 $0
Net Rental Revenue (after vacancy & credit loss) $0 $0 $0 $0 $0

Tenant Contributions (Pct. of OpEx) 95% $0.00 $0 $0 $0 $0 $0
Annual Parking Revenue $0 $0 $0 $0 $0 $0

Total Net Revenue $0 $0 $0 $0 $0
Inflation Factor 2.00% 0.00 1.00 1.02 1.04 1.06 1.08

Square Footage (GBA) 0 0 0 0 0 0 0
Gross Leaseable Area 0 0 0 0 0 0 0

Parking Spaces per 1,000 S.F. 0 0 0 0 0 0 0
Vacancy Factor (Stablized) 0.00% 0 0 0 0 0 0

Annual Rent/s.f. (NNN) $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00
Building OpEx/S.F. $0.00 $0.00 $0 $0 $0 $0 $0

Annual Parking OpEx $0 $0 $0 $0 $0 $0
Total OpEx $0 $0 $0 $0 $0

Net Operating Income (NOI) $0 $0 $0 $0 $0

Net Operating Income

Leasing Revenues $0 $0 $1,471,099 $1,500,521 $1,530,531 $1,561,142 $1,592,365
Total Net Operating Income $0 $0 $542,725 $963,570 $982,842 $1,002,498 $1,022,548

Debt Service (Construction and Permanent Financing) ($314,204) ($324,396) ($996,419) ($996,419) ($996,419) ($996,419) ($996,419)
DCR 0.54 0.97 0.99 1.01 1.03

Annual Cash Flow (before income taxes) ($314,204) ($324,396) ($453,694) ($32,849) ($13,578) $6,079 $26,129
Cash-on-Cash Rate of Return -56.61% -54.96% 0.00% -0.59% -0.25% 0.11% 0.47%
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Site 2B Build Year 1 Build Year 2 Year 1 Year 2 Year 3 Year 4 Year 5

Assumptions - Retail Variables

Gross Rental Revenue $78,750 $80,325 $81,932 $83,570 $85,242
Net Rental Revenue (after vacancy & credit loss) $55,125 $76,309 $77,835 $79,392 $80,979

Tenant Contributions (Pct. of OpEx) 95% $17,456 $24,164 $24,648 $25,141 $25,643
Annual Parking Revenue $0 $0 $0 $0 $0 $0

Total Net Revenue $72,581 $100,473 $102,483 $104,532 $106,623
Inflation Factor/Escalation 2.00% 0.00 1.00 1.02 1.04 1.06 1.08

Gross Building Area Developed 5,000 5,000 5,000 5,000 5,000 5,000
Gross Leaseable Area 4,500 0 4,500 4,500 4,500 4,500 4,500

Vacancy Factor (Stabilized) 5.00% 0 4,275 4,275 4,275 4,275 4,275
Parking Spaces per 1,000 S.F. 4.0 20 20 20 20 20 20

Annual Rent/s.f. (NNN) $17.50 $17.50 $17.85 $18.21 $18.57 $18.94
Building OpEx/S.F. $5.25 $26,250 $26,775 $27,311 $27,857 $28,414

Annual Parking OpEx $500 $10,000 $10,200 $10,404 $10,612 $10,824
Total OpEx $36,250 $36,975 $37,715 $38,469 $39,238

Net Operating Income $36,331 $63,498 $64,768 $66,064 $67,385

Assumptions - Rental Units (flats) Year 1 Year 2 Year 3 Year 4 Year 5

Gross Rental Revenue $187,440 $191,189 $195,013 $198,913 $202,891
Net Rentl Revenue (after vacancy & credit loss) $131,208 $181,629 $185,262 $188,967 $192,747

Annual Parking Revenue $0 $0 $0 $0 $0 $0
Total Net Revenue $131,208 $181,629 $185,262 $188,967 $192,747

Inflation Factor/Escalation 2.00% 1.00 1.02 1.04 1.06 1.08
Units 10 0 10 10 10 10 10

Average Unit Size (Gross s.f.) 1,000 880 880 880 880 880 880
Parking Spaces per Unit 1.5 15 15 15 15 15 15

Vacancy Factor (Stabilized) 5.00% 0 10 10 10 10 10
Average Annual Rent/s.f. $21.30 $0.00 $21.30 $21.73 $22.16 $22.60 $23.06

Building OpEx/S.F. $6.39 $0.00 $63,900 $65,178 $66,482 $67,811 $69,167
Annual Parking OpEx $500 $7,500 $7,650 $7,803 $7,959 $8,118

Total OpEx $71,400 $72,828 $74,285 $75,770 $77,286
Net Operating Income (NOI) $59,808 $108,801 $110,977 $113,197 $115,461

Assumptions - Office Space Year 1 Year 2 Year 3 Year 4 Year 5

Gross Rental Revenue $0 $0 $0 $0 $0
Net Rental Revenue (after vacancy & credit loss) $0 $0 $0 $0 $0

Tenant Contributions (Pct. of OpEx) 95% $0.00 $0 $0 $0 $0 $0
Annual Parking Revenue $0 $0 $0 $0 $0 $0

Total Net Revenue $0 $0 $0 $0 $0
Inflation Factor 2.00% 0.00 1.00 1.02 1.04 1.06 1.08

Square Footage (GBA) 0 0 0 0 0 0 0
Gross Leaseable Area 0 0 0 0 0 0 0

Parking Spaces per 1,000 S.F. 0 0 0 0 0 0 0
Vacancy Factor (Stablized) 7.50% 0 0 0 0 0 0

Annual Rent/s.f. (NNN) $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00
Building OpEx/S.F. $0.00 $0.00 $0 $0 $0 $0 $0

Annual Parking OpEx $500 $0 $0 $0 $0 $0
Total OpEx $0 $0 $0 $0 $0

Net Operating Income (NOI) $0 $0 $0 $0 $0

Net Operating Income

Leasing Revenues $0 $0 $252,881 $257,938 $263,097 $268,359 $273,726
Total Net Operating Income $0 $0 $96,139 $172,300 $175,746 $179,260 $182,846

Debt Service (Construction and Permanent Financing) ($61,450) ($45,000) ($165,825) ($165,825) ($165,825) ($165,825) ($165,825)
DCR 0.58 1.04 1.06 1.08 1.10

Annual Cash Flow (before income taxes) ($61,450) ($45,000) ($69,686) $6,475 $9,921 $13,435 $17,021
Cash-on-Cash Rate of Return -65.28% -46.30% 0.00% 0.70% 1.08% 1.46% 1.85%
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Site 2C Build Year 1 Build Year 2 Year 1 Year 2 Year 3 Year 4 Year 5

Assumptions - Retail Variables

Gross Rental Revenue $37,260 $38,005 $38,765 $39,541 $40,331
Net Rental Revenue (after vacancy & credit loss) $26,082 $36,105 $36,827 $37,564 $38,315

Tenant Contributions (Pct. of OpEx) 95% $8,259 $11,433 $11,662 $11,895 $12,133
Annual Parking Revenue $0 $0 $0 $0 $0 $0

Total Net Revenue $34,341 $47,538 $48,489 $49,459 $50,448
Inflation Factor/Escalation 2.00% 0.00 1.00 1.02 1.04 1.06 1.08

Gross Building Area Developed 2,300 2,300 2,300 2,300 2,300 2,300
Gross Leaseable Area 2,070 0 2,070 2,070 2,070 2,070 2,070

Vacancy Factor (Stabilized) 5.00% 0 1,967 1,967 1,967 1,967 1,967
Parking Spaces per 1,000 S.F. 4 9 9 9 9 9 9

Annual Rent/s.f. (NNN) $18.00 $18.00 $18.36 $18.73 $19.10 $19.48
Building OpEx/S.F. $5.40 $12,420 $12,668 $12,922 $13,180 $13,444

Annual Parking OpEx $500 $4,600 $4,692 $4,786 $4,882 $4,979
Total OpEx $17,020 $17,360 $17,708 $18,062 $18,423

Net Operating Income $17,321 $30,178 $30,781 $31,397 $32,025

Assumptions - Rental Units (flats) Year 1 Year 2 Year 3 Year 4 Year 5

Gross Rental Revenue $49,692 $50,686 $51,700 $52,734 $53,788
Net Rentl Revenue (after vacancy & credit loss) $34,784 $48,152 $49,115 $50,097 $51,099

Annual Parking Revenue $0 $0 $0 $0 $0 $0
Total Net Revenue $34,784 $48,152 $49,115 $50,097 $51,099

Inflation Factor/Escalation 2.00% 1.00 1.02 1.04 1.06 1.08
Units 4 0 4 4 4 4 4

Average Unit Size (Gross s.f.) 574 505 505 505 505 505 505
Parking Spaces per Unit 1.5 6 6 6 6 6 6

Vacancy Factor (Stabilized) 5.00% 0 4 4 4 4 4
Average Annual Rent/s.f. $24.60 $0.00 $24.60 $25.09 $25.59 $26.11 $26.63

Building OpEx/S.F. $7.38 $0.00 $16,940 $17,279 $17,625 $17,977 $18,337
Annual Parking OpEx $500 $3,000 $3,060 $3,121 $3,184 $3,247

Total OpEx $19,940 $20,339 $20,746 $21,161 $21,584
Net Operating Income (NOI) $14,844 $27,812 $28,369 $28,936 $29,515

Assumptions - Office Space Year 1 Year 2 Year 3 Year 4 Year 5

Gross Rental Revenue $0 $0 $0 $0 $0
Net Rental Revenue (after vacancy & credit loss) $0 $0 $0 $0 $0

Tenant Contributions (Pct. of OpEx) 95% $0.00 $0 $0 $0 $0 $0
Annual Parking Revenue $0 $0 $0 $0 $0 $0

Total Net Revenue $0 $0 $0 $0 $0
Inflation Factor 2.00% 0.00 1.00 1.02 1.04 1.06 1.08

Square Footage (GBA) 0 0 0 0 0 0 0
Gross Leaseable Area 0 0 0 0 0 0 0

Parking Spaces per 1,000 S.F. 0 0 0 0 0 0 0
Vacancy Factor (Stablized) 7.50% 0 0 0 0 0 0

Annual Rent/s.f. (NNN) $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00
Building OpEx/S.F. $0.00 $0.00 $0 $0 $0 $0 $0

Annual Parking OpEx $500 $0 $0 $0 $0 $0
Total OpEx $0 $0 $0 $0 $0

Net Operating Income (NOI) $0 $0 $0 $0 $0

Net Operating Income

Leasing Revenues $0 $0 $82,604 $84,256 $85,942 $87,660 $89,414
Total Net Operating Income $0 $0 $32,165 $57,990 $59,150 $60,333 $61,540

Debt Service (Construction and Permanent Financing) ($21,155) ($10,330) ($48,873) ($48,873) ($48,873) ($48,873) ($48,873)
DCR 0.66 1.19 1.21 1.23 1.26

Annual Cash Flow (before income taxes) ($21,155) ($10,330) ($16,708) $9,117 $10,277 $11,460 $12,666
Cash-on-Cash Rate of Return -74.95% -36.67% 0.00% 3.37% 3.79% 4.23% 4.68%
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Site 2A: For Sale Housing Units Build Year 1 Build Year 2 Build Year 3
Total Units 16 16 0 0
2BR Units 8 8 0 0

2BR S.F. 1,600 12,800 0 0
3BR Units 8 8 0 0

3BR S.F. 2,000 16,000 0 0
Weighted Average S.F. 1,800 28,800 0 0

Hard Costs/S.F. (Related Labor and Materials) $125 $3,600,000 $0 $0
Soft Costs/S.F. (35 Pct. of Hard Costs) $44 $1,260,000 $0 $0

Total Hard & Soft Cost $4,860,000 $4,860,000 $0 $0

Average Hard and Soft Cost/S.F. $169 $0 $0
Average Hard and Soft Cost/Unit $303,750 $0 $0

Surface Parking Costs per Unit (2 spaces) $0 $0 $0
Contingency (@ 10%) 10.0% $22,500 $0 $0

 Average Total Development Cost (TDC) per Unit $326,250 $0 $0
Average Selling & Closing Cost per Unit (at 1% of TDC) 1.0% $3,263 $0 $0

Average Sales Commission/Unit (at 3.5% of TDC) 3.5% $11,419 $0 $0
Developer Overhead & Profit per Unit (at  12% of TDC) 12.0% $39,150 $0 $0
Weighted Average Unit Sale Price (Mkt & Affordable) $436,984 $437,093 $0 $0

Weighted Average  Sales Price per S.F. (Mkt & Affordable) $243
2BR Unit Sales Price (Market) $339,082

2BR Sales Price per S.F. $212
3BR Unit Sales Price (Market) $418,228

3BR Sales Price per S.F. $209


